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MEMORANDUM 

 
Date: March 2016 

Re: 2016 Update of Fiscal and Economic Analysis Report  

INTRODUCTION 

Analytical Environmental Services (AES) prepared this technical memorandum (memo) to document the 

potential fiscal and economic impacts to Broward County through the fee-to-trust transfer of Seminole 

Tribe of Florida (STOF) owned parcels located in the City of Coconut Creek, Florida.  This March 2016 

memo provides updates to the memo provided within the Draft Environmental Impact Statement (Draft 

EIS).  Updated information has been provided by Broward County through comment letters provided 

during the Draft EIS comment period.     

 

FISCAL AND ECONOMIC ANALYSIS REPORT 2015 UPDATE 

The fiscal and economic analyses of potential impacts from the Proposed Action and subsequent 

development have been updated to better reflect current conditions on the project site.  The taxable value 

of the subject parcels for 2015 and 2015 tax rates have been incorporated into the analysis included within 

the Fiscal and Economic Analysis Report produced by Munilytics in 2007 and the July 2012 AES 

socioeconomic memo (included as Draft EIS Appendix I).   

 

An updated analysis of potential project effects to tax revenues for each alternative (Alternative A, Sub-

Alternative A-1, Alternative B, and Alternative C is provided in Section 4.7 of the environmental impact 

statement (EIS).   

  

STUDY CONCLUSIONS 

Political institutions currently receiving property tax revenue from STOF fee simple parcels included in 

the Final EIS are included in Table A along with 2015 tax rates.   
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TABLE A 
ADOPTED TAX RATES  

FOR THE FISCAL YEAR ENDING 2015 

Political Subdivision/Taxing 
Authority 

Tax Rate Per $1,000 
of Taxable Value 

Broward County 5.7230 

School Board of Broward County 7.2740 

South Florida Water Management 
District 0.3551 

Florida Inland Navigation District 0.0320 

Children’s Services Council 0.4882 

North Broward Hospital District 1.4425 

Cocomar 0.1446 

City of Coconut Creek 6.1803 

TOTAL 21.6397 
SOURCE:  Broward County Assessor’s Office, 2015.   
NOTE: Based off Table B in the 2007 Munilytics Report

 

Using updated 2015 fiscal year information obtained by AES from Broward County assessment records 

in November 2015, the current taxable value of STOF EIS fee-to-trust parcels is estimated at 

approximately $65.6 million (Table B).  

 
TABLE B 

2015 TAXABLE VALUES AND TAXES 

Tract PIN# Assessed Value Tax 

G & H 4842 18 03 0080 $42,839,710 $1,374,491* 

C 4842 18 03 0030 $4,781,620 $103,473 

B 4842 18 03 0021 $3,612,380 $78,171 

D 4842 18 30 0040 $7,713,920 $207,200* 

I 4842 18 23 0010 $3,912,570 $98,092* 

I 4842 18 23 0011 $866,450 $18,750 

I 4842 18 23 0012 $1,883,060 $47,909* 

TOTAL $65,609,710 $1,928,086 
SOURCE:  Broward County Assessor’s Office, 2015.   
NOTE:  Based off Table A in the 2007 Munilytics Report. 
* Includes non-Ad Valorem Taxes for the Coconut Creek Fire Rescue levy of $447,453, 
$40,273, $13,425, and $7,160 for PIN #s 0080, 0040, 0010, and 0012, respectively. 

 
After removing the tax revenue which is provided to the City of Coconut Creek (because STOF has 
entered into an agreement with the City of Coconut Creek for the provision of services), political 
jurisdictions within Broward County would lose approximately $1,014,287 under 2015 tax rates from the 
fee-to-trust transfer (Table C). 
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TABLE C 
BROWARD COUNTY POLITICAL JURISDICTIONS PROPERTY TAX 

REVENUES LOST BY PLACING LANDS IN TRUST 
  

 
 
 
 
 
 
 
 
 
 
 
 
The future value of the STOF property is expected to increase substantially after the resort development is 
complete and operational.  The Broward County comment letter dated June 28, 2013 that was provided 
during the DEIS comment period, the Broward County Office of Management and Budget estimated that 
the property tax revenue to the County would exceed $2 million per year if the property is fully developed 
and remains on the tax rolls (Table C).  If the property is fully developed and transferred to trust status, 
the County and the other agencies listed below would not receive these estimated tax revenues.   

 
TABLE D 

ESTIMATED FUTURE PROPERTY TAX REVENUES ALTERNATIVE C 
FULL BUILDOUT SCENARIO 

Political Subdivision/Taxing 
Authority 

Lost Property Tax 
Revenue 

Foregone Property 
Tax Revenue 

 
Total 

Broward County $375,486 $1,859,975 $2,235,461 

School Board of Broward County $477,246 $2,364,050 $2,841,296 

South Florida Water Management 
District 

$23,297 $115,408 $138,705 

Florida Inland Navigation District $2,099 $10,400 $12,499 

Children’s Services Council $32,030 $158,665 $190,695 

North Broward Hospital District $94,642 $468,813 $563,455 

Cocomar  $9,487 $46,995 $56,482 

TOTAL, EXCEPTING COCONUT 
CREEK 

$1,014,287 $5,024,305 $6,038,592 

SOURCE:  Broward County Assessor’s Office, 2015. 

 

The amounts above in Table D correspond to the full build-out scenario under Alternative C, the No 

Action Alternative.  Consequently, the amounts listed in Table D represent the upper end of the range of 

forgone property tax revenue. 

 

Political Subdivision/Taxing 
Authority 

Lost Property Tax 
Revenue 

Broward County $375,486 
School Board of Broward County $477,246 
South Florida Water Management 
District $23,297 
Florida Inland Navigation District $2,099 
Children’s Services Council $32,030 
North Broward Hospital District $94,642 

Cocomar Water Control District $9,487 
TOTAL, EXCEPTING COCONUT 
CREEK $1,014,287 

SOURCE:  Broward County Assessor’s Office, 2015. 

NOTE: Based off Table C in the 2007 Munilytics Report. 
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In fiscal year 2014, Broward County collected $774.5 million dollars of real estate taxes (Florida 

Association of Counties)).  If taxes on the future full build out $6,039,000) were removed from the 

current tax base ($774.5 million), it would be a 0.8 percent (eight tenths of one percent) reduction in tax 

revenues.  Because these Broward County political subdivisions (listed in Table A) have an enormous tax 

base spread over a wide geographic area, the tax revenue loss of seven fee-to-trust parcels represents a 

relatively small reduction in existing property tax revenues.  As noted below under Economic Impact, the 

economic benefit that will occur within the region as a result of the development of the Proposed Project 

would likely off-set the loss of Broward County property tax revenue. 
 
TOURIST TAX UPDATE 

With regards to a Draft EIS commenter’s statement that Broward County will lose an estimated 

$2,874,375 in tourist development tax revenue from the Proposed Project, AES verified numbers to the 

Broward County, 2013 Florida Performance Measurement Report, which provided annual projected 

average room rates and occupancy rates for hotels in Broward County.  2013 estimates included an 

estimated average room rate of $120 and average hotel occupancy rates of 72 percent.  Therefore, 

assuming full occupancy throughout the year, the revenue generated would be approximately $120 x 365 

days x 1,000 rooms x 72% occupancy or $31,536,000 in annual room revenues.  This figure implies an 

annual tourist development tax of 5% or approximately $1,577,000.  

 
ECONOMIC IMPACTS RESULTING FROM THE PROPOSED EXPANSION 

The development of the Proposed Project is expected to provide approximately $375 million in new 

construction dollars to the region and when fully operational, the project would directly provide an 

estimated 1,294 new jobs1 (Table E) and have an annual payroll of approximately $39.1 million.  The 

average compensation of FTE employees at the Proposed Project, before benefits, would be $22,372 

annually.  The average annual compensation, after benefits and payroll taxes, would be $30,193. 

 

 

 

 

 

 

 
 

                                                      
1 The 2007 Munilytics Economic Report estimated that the project would generate 2,223 jobs.  The difference 
between these figures is due to the fact that Munilytics estimated employment based on economic models while the 
STOF number is based on staffing at other Tribal establishments.  The estimates were also made by different people 
and done seven years apart.  In order to provide a more conservative estimate of project effects, the EIS document 
uses the lower employment figure.   



 
 
Analytical Environmental Services 5 Seminole Fee-to-Trust Project  
March 2016  Final Environmental Impact Statement  
 

TABLE E 
PROJECTED PROJECT EMPLOYMENT AND PAYROLL 

ALTERNATIVES A AND C 

 

Employee payroll at full buildout of the Proposed Project is estimated at $39.1 million annually.  Using 

the multiplier effect the Proposed Project has the potential to create approximately 793 new employment 

positions through indirect and induced economic impact.  As noted in Table F, the total direct, indirect, 

and induced labor earning from the Proposed Project would total approximately $66.9 million annually.  
 
 

TABLE F 
TOTAL ECONOMIC BENEFIT RESULTING FROM THE MULTIPLIER 

EFFECT – ALTERNATIVES A AND C 

 Employment (FTEs) Payroll 

Initial Impact (demand)  1,294  $39,069,513 

Indirect and Induced Impact  945  $27,789,402 

Final Impact (demand)   2,239  $66,858,915 

Multipliers for FTEs and Payroll are 1.731x and 1.711x, respectively. 

SOURCE: STOF, 2016; AES, 2016. 

 

Although the stated indirect and induced effects would be less than presented in the Munilytics report, the 

conclusion that the proposed development would “likely have a large positive economic impact to the 

area” is unchanged.  

 

Alternative B is also anticipated to have a beneficial impact on employment and local area wages, 

although the impact is anticipated to be smaller than Alternative A.  One-time construction and ongoing 

operations FTE positions are estimated at 2,500 and 893, respectively (STOF, 2016).  Utilizing the FTE 

multiplier of 1.731x listed in Table F above implies that Alternative B will create approximately 653 

 
Sector 

 
FTEs 

Average Hourly 
Wage 

Annual 
Compensation 

 
Total Payroll1 

Food & Beverage 524 $9.44 $19,641 $13,893,752 

Casino Operations 101 $11.90 $24,753 $3,381,723 

Hotel 451 $10.79 $22,435 $13,648,792 

Sales & Marketing 25 $18.44 $38,348 $1,312,758 

Facilities 100 $12.20 $25,375 $3,425,587 

Security 55 $12.69 $26,402 $1,960,357 

Accounting & Admin 20 $16.76 $34,863 $941,297 

Other Overheads 17 $10.34 $21,509 $505,248 

TOTAL 1,294 $10.76 $22,372 $39,069,513 

1 – Calculated as FTEs multiplied by compensation plus benefits, plus employer taxes. 

SOURCE:  STOF, 2016. 
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operations related FTE positions.  Total direct, indirect and induced FTE positions related to the resort 

operations are estimated at 1,546. 

 

Economic effects to Broward County are estimated as the invested project level revenues of each 

Alternative, less those expenditures that occur outside of the County.  Direct economic effects include 

wages and benefits to project employees who live in Broward County, plus non employment 

expenditures.  These effects are summarized in Table G. 

 
TABLE G 

DIRECT ECONOMIC EFFECTS – NON WAGE  
BROWARD COUNTY 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Alternatives A and C      

Food & Beverage $14,377,587 $14,842,848 $15,354,654 $15,690,233 $16,029,494 

Hotel $6,755,322 $7,266,194 $7,332,077 $7,673,342 $7,773,111 

Retail $2,721,732 $3,072,155 $3,450,816 $3,623,357 $3,804,524 

TOTAL $23,854,641 $25,181,196 $26,137,547 $26,986,932 $27,607,129 

      

Alternative B      

Food & Beverage $12,939,828 $13,358,563 $13,819,189 $14,121,209 $14,426,545 

Hotel $3,377,661 $3,633,097 $3,666,039 $3,836,671 $3,886,555 

Retail $2,041,299 $2,304,116 $2,588,112 $2,717,518 $2,853,393 

TOTAL $18,358,788 $19,295,776 $20,073,339 $20,675,398 $21,166,493 

SOURCE: STOF, 2016. 

 

Indirect and induced non-wage economic effects are estimated at approximately 71 percent of direct 

effects.  For the first full year of operation of Alternative A, these are estimated at approximately $16.9 

million.  Total annual non-wage direct plus indirect and induced effects are estimated at $40.8 million for 

alternative A.  Total annual effects including employment (see Table F) and non-employment are 

estimated at $107.7 million during the first full year of operations. 
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